
REPORT - PLANNING COMMISSION MEETING 
July 24, 2003 

 
 
Project Name and Number: ZION CHURCH OF PRAISE (PLN2003-00318) 
 
Applicant: Zion Church of Praise, Stanley Wang 
 
Proposal:   To consider a Preliminary Grading Plan for the previously approved Planned District (P-

2003-154).  
 
Recommended Action:  Approve, subject to findings and conditions.  
 
Location: 39600 & 39604 Sundale Drive in the Irvington Planning Area. 
 
APN: 531-28-65 
 
Area: 10.42 acres  
 
Owner: Zion Church of Praise 
 
Agent of Applicant: BKF Engineers, Thomas R. Morse, P.E. 
 
Environmental Review: This project complies with the previously approved Mitigated Negative Declaration. 
 
Existing General Plan: Low Density Residential - 5-7 dwelling units per acre; and “Other Fremont Unified School 

District Educational Facility”  
 
Existing Zoning: R-1-6 (Single Family Residential District) 
 
Existing Land Use: Fremont Adult School; Day Care facility 
 
Public Hearing Notice:  Public hearing notification is applicable.  147 notices were mailed to owners and occupants of 
property within a minimum radius of 300 feet from the site on the following streets: Sundale Drive, Bliss Court, Bruning 
Street, Nelson Street, Wheeler Drive, Sloan Street, Reed Court, Coco Palm Drive, and Cody Court.  The notices to 
owners and occupants were mailed on July 14, 2003.  A Public Hearing Notice was delivered to The Argus newspaper on 
July 9, 2003 to be published by July 14, 2003.  
 
Executive Summary:  The applicant proposes a Preliminary Grading Plan in accordance with the approved Zion Church 
of Praise project at the former Noll School site.  The Planned District will develop the site with a new religious facility 
building including sanctuary, chapel, and bookstore.  The project site is an existing 10.4-acre site containing a former 
elementary school and related facilities.  The Preliminary Grading Plan is for the new development on the southern half of 
the project site, which was used previously for school parking and activity fields.   

Background and Previous Actions:  The project site is 10.42 acres and located in the Irvington Planning Area on a 
former elementary school site.  The school, Conrad Noll School, has been used for many years as one of the Fremont 
Adult School campuses.  The site has been sold by the Fremont Unified School District as surplus property.  City Council 
approved the Planned District on May 6, 2003.  Council added a condition requiring the applicant to work with staff to 
revise the exterior architecture of both the dormitory and duplex residential buildings.  
 
The project site is generally located between Sundale Drive and Noll Park on Logan Drive to the northeast.  Adjoining the 
site to the north is the Hetch Hetchy water line and single family detached housing.  To the west, across Sundale Drive, 
are single-family detached residences.  Southeasterly of the site is an existing concrete channel (Alameda County Flood 
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Control and Water Conservation District, Zone 5, Line C).  Single-family detached residences are located on the other 
side of the channel.  
 
Project Description:  The applicant is proposing a Preliminary Grading Plan that implements their Planned District 
approval.  The Planned District allows the applicant to develop approximately half of the site (the current field area) with a 
new religious facility building and associated parking.  The proposed grading plan quantities are estimated to be 885 cubic 
yards of cut and 830 cubic yards of fill, for total grading of 1,715 cubic yards and to remove approximately 2,300 cubic 
yards of existing pavement from the site.  The new sanctuary building is approximately 33,600 square feet in size.  The 
applicant also proposes six residential units for teachers and staff and two student dormitory buildings (22 bedrooms).  
The existing Noll classrooms will be used for religious instruction (“Sunday School”) for children under the age of thirteen.  
The existing school buildings will be retained for possible future use as a training center for pastors and missionaries.  
Three existing tenants (a Headstart program, Footprint Christian Preschool, and Bay Community Service Adult Daycare) 
will continue in the former school buildings.   
 
General Plan and Zoning Conformance:  The General Plan land use designation for the project site is Low Density 
Residential - 5-7 dwelling units per acre and a symbol indicating Other Fremont Unified School District Educational 
Facility.  The following General Plan goals and policies are applicable to the proposed project.   
 
 Goal H 1:   Conservation and enhancement of existing residential neighborhoods 
  
 Policy LU 1.1 Schools, Childcare Centers, Public and Semi-Public Facilities (e.g., churches) and 

Nursing Care facilities.  These uses may be allowed, although conditions may be 
established to limit the impacts of these uses on residents.   

 
The above land use policy does allow the proposed uses under the residential land use designation.  The proposed 
development is designed to limit impacts on the surrounding neighborhood.  The property is zoned P-2003-154 Planned 
District.  The proposed Preliminary Grading Plan is in conformance with the approved site plan.   
 
Circulation/Access Analysis:  Sundale Drive is a residential collector street abutting the project frontage.  Four 
driveways on Sundale Drive provide access to the project site.  The two northern driveways exist and provide one-way 
vehicular access to the front of the former elementary school.  The two new driveways are proposed to provide access to 
the new sanctuary, dormitories, and town house units. 

Grading/Topography:  The project site is an existing 10.4-acre site containing a former elementary school and related 
facilities.  The applicant proposes to focus the new development on the southern half of the project site, which was used 
for school parking and activity fields.  The remainder of the site, containing the existing elementary school buildings, is not 
proposed for redevelopment. 

The project site is basically flat.  The applicant proposes to remove approximately 2,300 cubic yards of existing pavement 
from the site.  The grading quantities involved with the project are estimated to be 885 cubic yards of cut and 830 cubic 
yards of fill, for total grading of 1,715 cubic yards.  Planning Commission review of the Preliminary Grading Plan 
application is required because the estimated grading quantities exceed 1,000 cubic yards.  The off-site haul route for 
removal of pavement of dirt is subject to the approval of the City Engineer (Condition 11).  

Drainage:  Alameda County Flood Control and Water Conservation District, Zone 5, Line C, an existing concrete channel 
bounds the project site on the south.  The project proposes to make use of portions of existing storm drains installed 
during the development of the elementary school.  The project also proposes the installation of a bio-swale along the 
southeastern project boundary as a water treatment measure (see Urban Runoff discussion).  The on-site drainage 
system for the project shall conform to the performance criteria established by the District and shall be subject to staff 
approval during Development Organization. 

Urban Runoff Clean Water Program:  Planning Commission previously reviewed this project, including a conceptual 
grading plan, on April 10, 2003.  The previous grading plan has been revised to now include a new bio-swale proposed 
along the southwest boundary of the project site.  This bio-swale, in addition to previously proposed swales along the 
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Sundale Drive frontage and northwest of the dormitories, serve to convey storm water while at the same time providing 
the opportunity for treatment of storm water runoff, which can carry pollutants, especially from parking lots.  The project 
engineer has proposed the use of depressed vertical curbs (zero-inch curbs) at the edge of pavement along these bio-
swales.  The zero-inch curb will be a concrete band adjacent to and at the same elevation as the asphalt pavement.  The 
zero-inch curbs are designed to allow storm water runoff to flow from the pavement into the bio-swales.  Conditions of 
approval for the design, operation, and maintenance of the bio-swales are included in the exhibits.   

The Federal Clean Water Act of 1972 and Water Quality Act (1987) require localities throughout the nation to obtain a 
National Pollutant Discharge Elimination System permit (NPDES) in order to discharge storm water into public waterways 
such as creeks, rivers, channels and bays.  Adopted regulations require discharges of storm water associated with new 
development and construction to submit a Notice of Intent (NOI) to the State of California for activities disturbing more 
than one acre of land.  The NOI is to include the development and implementation of a storm water pollution prevention 
plan emphasizing best management practices.  The applicant will comply with the City’s Urban Runoff Clean Water 
Program in accordance with the NPDES requirements issued by the State’s Water Quality Control Board. 

FEMA Flood Zone:  The adjacent channel, south of the project site, is designated Zone A, a special flood hazard area, 
on the most current FEMA flood insurance rate map (Panel 29C, rev. 2/9/00).  According to the flood insurance rate map, 
the Zone A designation is wholly contained within the channel.  The project proposes no encroachment into the special 
flood hazard area. 

Development Impact Fees:  The proposed development project will be subject to Citywide Development Impact Fees.  
These fees may include fees for fire protection, park facilities, capital facilities and traffic impact.  These fees shall be 
calculated at the fee rates in effect at the time of building permit issuance. 
 
Park Dedication-in-lieu Fee:  The proposed residential development project will be subject to payment of Park 
Dedication-in-lieu fees.  The Park Dedication-in-lieu fees will be collected prior to the issuance of the building permit.  Fee 
shall be calculated at the fee rate in effect at the time of submittal to the Development Organization. 
 
Environmental Analysis:  This project complies with the previously approved Mitigated Negative Declaration.  The 
environmental analysis identified concerns regarding potential impacts to Cultural Resources, Noise, and Air Quality.  The 
Negative Declaration includes mitigation measures, which, if implemented, would reduce the identified impacts to non-
significant levels.   
 
Enclosures: Exhibit “A” (Preliminary Grading Plan) 
 Applicant justification statement 
  
Exhibits: Exhibit “A” (Preliminary Grading Plan) 
 Exhibit “B” (findings and conditions) 
  
 
Recommended Actions:   
 
1. Hold public hearing. 
 
2. Approve for PLN2003-00318 Preliminary Grading Plan as shown on Exhibit “A” and based on findings and subject 

to conditions identified in Exhibit “B”.  



 EXHIBIT "B" 
 ZION CHURCH OF PRAISE  

Preliminary Grading Plan 
 (PLN2003-00318) 

FINDINGS 
 
The findings below are made on the basis of information contained in the staff report to the Planning Commission dated 
July 24, 2003, incorporated herein.   
 
1. The proposed project described in the application will not have an appearance, due to the grading, excavation, or fill, 

substantially and negatively different from the existing natural appearance. 
 
2. The proposed project described in the application will not endanger public sewers, storm drains, water courses, 

streets, street improvements, or other property; will not interfere with existing drainage courses; and will not result in 
debris being deposited on any public way.  The proposed development will not alter or obstruct the natural flow from 
abutting properties or divert drainage from its natural watershed.  The applicant will be required to submit a plan to 
control erosion and siltation during and after construction for review and approval by the City Engineer.  

 
3. The proposed project described in the application will not unacceptably affect the health, safety, and or welfare of 

adjacent residents or landowners, nor the citizens of Fremont. 
  
4. The proposed project described in the application will not result in geologic or topographic instability on or near the 

site.   Based on geologic information available, the site is not in a special studies zone.  There are no fault zones or 
evidence of slides on the site which might be aggravated by the grading of the development.  A soil study will be done 
and submitted in conjunction with the Development Organization submittal.   
  

5. Conformity, where applicable, to special concerns relating to the adopted Seismic Safety Element and concerns shown 
on maps issued by the U.S. Geological Survey and the California Division of Mines and Geology shall be 
accomplished at time of final map. Supplemental data and substantiation of conclusions may be required by the public 
works director upon city review of the reports.  The proposed development is not in any special studies zone nor is 
there evidence of presence of any fault or active slides per maps issued by the U.S. Geological Survey and the 
California Division of Mines and Geology. 

 
CONDITIONS 
 
1. The project shall conform to Exhibit “A” (Preliminary Grading Plan), all conditions of approval set forth herein, and all 

conditions of approval of Planned District P 2003-154. 

2. Approval of this preliminary grading plan does not extend to the final detailed design approval necessary to be 
accomplished in connection with the development plans. 

3. Approval of this preliminary grading plan shall terminate 24 months from the date of approval by the Planning 
Commission. 

4. The on site storm drainage system is not approved with the Preliminary Grading Plan (PLN2003-00318).  The 
applicant shall provide for a functional drainage system subject to City approval during Development Organization 
review. 

5. The applicant shall provide hydraulic calculations and drainage maps for the proposed storm drain system (including 
Phase 2 improvements) before or with the Pre-Final Development Organization submittal.  The calculations shall 
demonstrate that the existing storm drain system in Sundale Drive has capacity to accommodate the runoff from this 
project.  The calculations shall also demonstrate the adequacy of the curb and gutter in front of the townhouse units of 
Phase 2. 
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6. Plans submitted to Development Organization, especially the grading and landscape plans, shall be coordinated with 
respect to the proposed bio-swales.  Specifications for the bio-swales shall be submitted with the plans and shall 
address the design, operation, and maintenance of the bio-swales. 

7. During Development Organization review the applicant shall obtain a final grading permit in conjunction with the 
building permit.  A professional engineer registered in the State of California must prepare the final grading plan. 

8. The applicant shall submit a detailed soils report, including recommendations regarding structural sections, prepared 
by a qualified soils engineer registered by the State of California. 

9. Grading operations shall be in accordance with recommendations contained in the required soils report and shall be 
supervised by an engineer registered in the State of California to do such work. 

10. Site grading shall not obstruct natural flow from abutting properties or divert drainage from its natural watershed. 

11. A disposal site for the off-site haul dirt materials or source for the import fill shall be approved by the City prior to the 
approval of the grading permit.  The off-site haul route for the excess dirt or import fill shall be subject to the approval 
of the City Engineer. 

12. Proposed curb elevations for the street system shall not be less than 1.25 feet above the hydraulic grade line (design 
water surface) and at no point should the curb grade be below the energy grade line.  On-site grades are to be a 
minimum of 0.75 feet above the hydraulic grade line. 

13. The applicant may be allowed grading deviation up to a maximum of one foot (plus or minus) between the preliminary 
grading plan and the final grading plan.  Deviation over one foot may be referred to the Planning Commission subject 
to approval of the City Engineer. 

14. Prior to issuance of a building or grading permit for land disturbance greater than one acre, the developer is to provide 
evidence that a Notice of Intent has been filed and with the State of California Water Resources Control Board.  Evidence 
shall include the WDID number assigned by the State.  The developer is responsible for insuring that all contractors are 
aware of all storm water quality measures contained in the Storm Water Pollution Prevention Plan (SWPPP).  

15. During Development Organization review the applicant shall identify the total amount of impervious surface area that will be 
generated by the development (roofs, parking lots, driveways, private streets, walkways, etc). 

16. During Development Organization review the applicant shall detail how the post-construction BMPs (Swale and Oil/Sand 
Separator) will be maintained, the maintenance schedule, and the responsible party.  The owner and/or developer is 
responsible for operation and maintenance of post-construction stormwater treatment measures. 
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